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[Il. SPECIFIC PLAN SUMMARY

II. SPECIFIC PLAN SUMMARY

Lilac Hills Ranch is a mixed-use pedestrian oriented sustainable Community which includes
extensive areas for parks, trails, agriculture, and open space and is designed to meet the
LEED-ND program or an equivalent which are discussed later in this chapter in Section G.
Sustainable Community Design. The overall objective is to provide an environmentally
sensitive, new village compatible with the character of the surrounding area while preserving
significant portions of the existing on-site biological resources, including 95% percent of the
RPO wetlands in open space easements.

The Specific Plan provides for community-serving land uses in both the RU and C-34 zones
that include a K-8 school site, several neighborhood parks available for use by the general
public and some private parks in the senior gated neighborhood, a private recreational
center, and other recreational amenities, a Country Inn planned for 50 units, an Information
Center, a Community/Civic Center and 90,000 square feet of commercial, office and retalil
space.

The Community’s residential component includes 1,371 traditional single-family detached
homes of which 468 are located within the age-restricted Senior Citizen Neighborhood with
the necessary facilities and amenities to serve the senior population (including a senior
Community center, a Group Residential and Group Care facility expected to include a
dementia care unit). To provide a range of housing types the Community will also include
164 Single Family Attached as well as the 211 residential units included with the commercial
mixed-use area.

All of the residential lots are within one-half mile of either the Town Center or one of the two
smaller Neighborhood Centers as illustrated on the Village Concept Plan provided as Figure
13 - Multi-Modal Concept Plan. This compact form of development will locate housing
close to retail, services, schools, and jobs, allowing for the preservation of an increased
amount of open space, natural habitat, and agriculture that will contribute to the retention of
the rural setting and lifestyle of the adjacent community.

The circulation system provides a variety of routes through the Community including
meandering sidewalks often separated from roadways by landscaped parkways containing
trees, pedestrian-scaled lighting, and other pedestrian amenities. Borrowing from the recent
Complete Streets Report by SANDAG, the circulation system has been specifically designed
to maximize the use of pedestrian and bicycle transportation within the Community. The
pedestrian circulation system includes both standard sidewalks and an extensive soft surface
trail system for public use that connects to the County’s Public Regional Trail System at the
north and south ends of the property and provides links throughout the Community. All
neighborhoods are interconnected through a Community trail system which will provide
residents with a walkable alternative within a convenient distance from every home.

Also planned within the Community are: a recycling facility, a Water Reclamation Facility, and
other supporting infrastructure. There will be 102.7 acres of sensitive biological/wetland
habitat preserved onsite. An additional amount of agriculture, outside of the biological open
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space, will also be conserved throughout the community. Additional off-site open space will be
required to mitigate impacts on site. There are 1,746 dwelling units authorized by the specific
plan which averages to an overall gross density of 2.9 dwelling units per acre (du/ac) over the
Community.

A. Specific Plan Goals and Policies

1. Community Design and Operation Goal

Ensure the orderly and sensitive development of land uses within Lilac Hills
Ranch Specific Plan to safeguard and enhance the appearance, quality, and
value of development in the Valley Center and Bonsall Community Planning
Areas.

2. Community Design and Operation Policies

Limit development to those uses permitted by and in accordance with
development standards contained in the County of San Diego Zoning Ordinance,
the County General Plan, the Lilac Hills Ranch Specific Plan and future detailed
approvals and permits for the property. The Lilac Hills Ranch Specific Plan is
intended to further implement the policies and development standards set forth in
the County General Plan, and the Valley Center and Bonsall Community Plans
provided however, in cases where there are discrepancies or conflicts between
the Lilac Hills Ranch Specific Plan and the County’s development regulations or
zoning standards, the provisions of the Lilac Hills Ranch Specific Plan shall
prevail.

Require Site Plan approval for mixed-use and commercial structures in the Town
Center and Neighborhood Centers (pursuant to the "B" and “D” Special Area
Designator) as required to ensure that development will conform to the
appropriate design guidelines and standards for such development in accordance
with Section Ill of this Specific Plan entitled “Development Standards and
Regulations.”

Require Site Plan approval for single family attached residential structures in the
Town Center and Neighborhood Centers (pursuant to the “V” setback regulator
and the “D” Special Area Designator) as required to ensure that development will
conform to the appropriate design guidelines and standards for such
development in accordance with Section Il of this Specific Plan entitled
“Development Standards and Regulations.”

Require Site Plan approval for single family detached development within the
Specific Plan (pursuant to the "D", Special Area Designator) to ensure that
development will conform to the appropriate design guidelines and standards for
such development in accordance with Section Ill of this Specific Plan entitled
“Development Standards and Regulations.”
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Design and develop parks and common areas to establish a Community theme
providing consistency among various residential and non-residential
neighborhoods or planning areas.

Design and develop an architectural palate to establish a Community theme and
character reminiscent of the diverse architecture present in many early California
villages and towns.

Maintain Community elements such as Community entries, parks, and parkway
landscaping as set forth in this Specific Plan.

3. Specific Plan Goals

Create a mixed-use pedestrian oriented sustainable Community for an area on
the outer boundaries of the Bonsall and Valley Center community planning areas.
This new Village will augment the several other large scale projects adjacent to
this section of 1-15 between Escondido and Fallbrook by introducing new mixed-
use pedestrian oriented land uses with a variety of housing types and create
employment, retail and service opportunities that are not currently present. This
will result in reducing vehicle miles traveled by existing as well as future residents
and their service providers. Overall, the specific plan seeks to balance population
and housing needs with open space, agricultural land use, and the development
of infrastructure for the Community.

4. Specific Plan Policies

a) Provide an appropriately scaled rural village where one does not currently
exist to provide social, public service and commercial opportunities to both
new and existing residents.

b) Provide a range of housing and lifestyle opportunities in a compact,
efficient manner that encourages non-automotive mobility, and that
provides public services and facilities in close proximity to such housing.

c) Provide a variety of recreational opportunities including active and passive
parks with trails that connect the residential neighborhoods to the Town
Center and regional trails.

d) Integrate, maintain, and preserve the major physical features into the
Community design, including major drainages, woodlands as described in
this Specific Plan.

e) Preserve sensitive natural resources on-site and enhance connectivity to
designated preserve areas.

f) Provide for a compact pattern of development that meets the demand for
housing in the region, consistent with the general character of the adjacent
[-15 corridor.
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g) Provide life-cycle housing within the Community through the inclusion of a
variety of housing types for all age groups.

h) Provide an expanded opportunity for home ownership by increasing the
housing supply across a range of household budgets and incomes.

i) Incorporate and encourage low-impact development and sustainable
practices throughout the entire Specific Plan area, including future
commercial development, residential common areas, and individual
homes.

j) Provide a location for recycling and green waste collection in order to
facilitate and encourage recycling and the possible use of compost
materials within common and agricultural areas.

k) Provide educational, recreational and neighborhood retail opportunities in
close proximity to residential uses, accessible by roads, bike lanes, and
trails.

[) Coordinate the provision of utilities, facilities, and infrastructure and ensure
availability concurrent with need.

m) Create neighborhoods and a broad range of commercial and civic uses
that are supported by a network of local roads, bicycle lanes or paths, and
walkways linking these neighborhoods with parks, schools, and public
areas.

5. Sustainable Community Goals

“.. sustainability is a key theme of this General Plan and is inextricably
related to a number of General Plan elements, as well as land use topics.”
Per County of San Diego Land Use Element page 3-24

Ensure the development of the Community based on sustainable development
principles, including the sustainability Goals and Policies of the County General
Plan resulting in a compact, vibrant, walkable, mixed-use community where
residents are encouraged to walk to amenities and services. The sustainable
building design concepts which are a featured component of this Specific Plan
ensures less energy and imported water is consumed within the Community,
further reduces impacts on the environment and provides better indoor air quality
when compared to traditional development. When integrated, these objectives
create a neighborhood with a high quality of life and healthy inhabitants.

6. Sustainable Community Policies

a) Promote the best management practices for water conservation as
approved by the Valley Center Municipal Water District, to minimize the
use of imported water. Low flow water fixtures, dual flush toilets and other
efficient plumbing systems will be encouraged.
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b) The best management practices for waste management strategies shall be
applied. An on-site Recycling Facility (RF) will be included if feasible. The
RF will allow the collection and recycling of trash with the potential of
green waste to be reused throughout proposed common areas and by
homeowners as well as the purchase of recyclables back from residents.
This will reduce materials that would otherwise be deposited into area
landfills. It will provide mulch for gardens and landscaping that will help
conserve water and improve water quality by limiting the need for
fertilizers.

c) Develop an extensive trail system available for use by the general public
connecting all of the neighborhoods and ensuring a walkable Community
to help minimize vehicular use and encourage interaction with the natural
environment. More compact development reduces the energy needed for
transportation and building use. The project will implement the use of
existing Green Building standards adopted by the County. Builders will be
required to offer Homeowners the option to use energy efficiency lighting
fixtures that consume fewer natural resources, and Energy Star and water
efficient appliances.

d) Encourage the use of feasible best management practices to maintain the
current level of water runoff (discharge) leaving the site close to pre-
development levels. This may include the use of inlet filters, rain barrels for
single family homes, and appropriately sized detention basins such that
there is no effect on downstream drainage facilities, both natural and
made.

7. Open Space/Conservation Goal

Conserve significant biological, cultural, paleontological, flood plain, and visual
resources as shown in this Specific Plan.

8. Open Space/Conservation Policies

a) Conserve environmentally sensitive areas within the Lilac Hills Ranch
planning area requiring protection and/or management as shown in this
Specific Plan. The Community Home Owners Association will be
responsible for the necessary maintenance of open space areas.

b) Conserve the identified environmentally sensitive areas in on-site open
space lots and with easements to ensure their permanent conservation.
Construction and grading shall not be allowed to occur in dedicated open
space areas. Fuel modification and drainage for pads, slopes, and roads
(as shown on an approved tentative map) shall be restricted as provided in
the easement dedication or conservation agreement.
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c) Limit disturbance and development to only those areas shown on this
Specific Plan or areas off-site needed for grading, roads, utilities or
infrastructure.

d) Precisely mark open space and other sensitive areas using GIS
coordinates with at least 6 inches of accuracy to assure that grading does
not result in any un-permitted impacts to the dedicated open space and
open space buffer areas.

e) Limit adverse edge effects to dedicated biological open space by providing
buffers, as shown in this Specific Plan.

f) Establish connections for on-site resources to integrate into a larger
regional system as provided in this Specific Plan.

g) Maintain and/or convey urban runoff to avoid adverse impacts to open
space areas.

9. Circulation Goals

Provide a safe and efficient circulation system that supports the planned
development, links to regional transportation elements when appropriate, and
minimizes impacts to residential neighborhoods and environmentally sensitive
areas.

10.Circulation Policies

a) Organize land uses to provide convenient and safe vehicular and
pedestrian circulation throughout the Specific Plan area.

b) Create an integrated circulation system that serves the Community
residents and provides access between Community features and facilities
while adhering to the overall pedestrian oriented Community character.

c) Construct private on-site roads that adhere to the Community character
while improving the existing roadway network by providing access points
(that may be controlled limited access points) that will increase alternative
routes to the existing roadway network during emergencies.

d) Design, finance, and construct circulation improvements to support
planned development of the Community concurrent with need.

e) Complete traffic signal warrants and contribute a fair share of the cost for
off-site intersection improvements, or construct street improvements,
based on the Community’s contribution of traffic.

f) Include alternative modes of circulation, such as transit, bikeways and
pedestrian paths and trails, in the Lilac Hills Ranch Specific Plan.

g) Connect a trail network to existing and proposed regionally designated
trails in the surrounding area.
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h) Align trails on existing paths, trails, roads, utility easements and other
disturbed habitat areas to the extent feasible to minimize environmental
impacts.

11.Services and Facilities Goal

Provide services and facilities in the Lilac Hills Ranch in a timely and efficient
manner, concurrent with need.

12.Services and Facilities Policies

a) Permit patterns of development that will allow growth to proceed in rational
increments.

b) Phase construction with the provision of necessary water and sewer
improvements.

c) Equitably finance necessary services and facilities.
B. Land Use Plan

The Lilac Hills Ranch Specific Plan is guided by respect for natural landforms and
preservation of natural resources. The gentle topography (97.6% of the property is less
than 25 percent slope per the Resource Protection Ordinance steep slope calculations)
allows most of the development to be concentrated around the Town Center and two
Neighborhood Centers, in areas substantially free of sensitive biological resources. Less
than 1.6 acres of RPO defined steep slopes are disturbed. This contributes to a walkable
pattern of development and preserves sensitive biological resources. The major
drainage (wetlands) features of the site will be placed into open space easements with
each phase of development and every effort has been made to avoid, or minimize
impacts to them. The land use plan has been designed so that in all but one case the
major drainages have no more than one crossing.

This land use plan focuses development on gently sloping areas that were mostly
disturbed by prior agricultural activities or development. Significant landforms and the
most sensitive biological resources are preserved. This land use plan is discussed in the
following sections.

1. Land Use Distribution
a. Phasing

The Lilac Hills Ranch Specific Plan Map (Figure 14 -Specific Plan Map) shows
the Community divided into 46 Planning Areas (excluding areas designated for
open space, roads, common areas, slopes, etc.) with 18 types of land uses
ranging from Single Family Detached to Manufactured Slopes. The Phasing Map
(Figure 15 - Phasing Plan) shows how the Community has been divided into five
phases with Phase 1 at the north and Phase 5 in the southeast corner of the
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Community. Table 3 - Land Use Summary by Phase provides a detailed
breakdown by Phase, for each of the land use types, including acreage numbers
and, where appropriate, number of dwelling units. (Non-sequential phasing is
permitted as described in Section IV.)

Table 3 - Land Use Summary by Phase
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TABLE "3"
SPECIFIC PLAN - LANDUSE DISTRIBUTION
PHASE 1 PHASE 4
AREA LAND USE ACRES | DU'S AREA LAND USE ACRES| DU'S
SFD1 SINGLE FAMILY DETACHED 31.8 175 SFS1 SINGLE FAMILY - SENIOR 12.1 81
SFD2 SINGLE FAMILY DETACHED 15.8 85 SFS2 SINGLE FAMILY - SENIOR 17.8 90
SFD3 SINGLE FAMILY DETACHED 15.0 90 GR GROUP RESIDENTIAL/CARE 6.5 N/A
P1 PARK - HOA 1.6 N/A DB DETENTION BASIN 0.4 N/A
P2 PARK - HOA 0.5 N/A P11 Park - HOA SENIOR CENTER 3.3 N/A
P3 PARK - HOA 0.3 N/A P12 PARK - HOA 0.4 N/A
P4 PARK - HOA 0.3 N/A 0511 (POR.|BIOLOGICAL OPEN SPACE 4.1 N/A
P5 PARK - HOA 0.2 N/A 0S12 (POR.[BIOLOGICAL OPEN SPACE 3.2 N/A
P6 PARK - HOA 0.1 N/A NON-CIRCULATING ROAD 2.8 N/A
P7 PARK - HOA 0.2 N/A CIRCULATING ROAD 3.0 N/A
0s1 BIOLOGICAL OPEN SPACE 1.4 N/A COMMON AREAS/AG 13 N/A
0Ss2 BIOLOGICAL OPEN SPACE 3.2 N/A MANUFACTURED SLOPES 5.4 N/A
0S3 BIOLOGICAL OPEN SPACE 1.3 N/A SUBTOTAL 60.3 171
0S4 (POR.) [BIOLOGICAL OPEN SPACE 0.2 N/A
0S5 (POR.) [BIOLOGICAL OPEN SPACE 0.0 N/A PHASE 5
0S6 (POR.) [BIOLOGICAL OPEN SPACE 7.0 N/A AREA LAND USE ACRES| DU'S
NON-CIRCULATING ROAD 13.7 N/A SFS3 SINGLE FAMILY - SENIOR 10.6 72
CIRCULATING ROAD 7.7 N/A SFS4 SINGLE FAMILY - SENIOR 6.9 38
COMMON AREAS/AG 6.3 N/A SFS5 SINGLE FAMILY - SENIOR 17.2 128
MANUFACTURED SLOPES 15.0 N/A SFS6 SINGLE FAMILY - SENIOR 11.4 59
SUBTOTAL 121.6 | 350 C5 COMMERICAL/MIXED USE 0.4 0
| INSTITUTIONAL 10.7 | N/A
PHASE 2 DB DETENTION BASIN 0.6 N/A
AREA LAND USE ACRES | DU'S P13 PARK - HOA 0.1 N/A
SFD4 SINGLE FAMILY DETACHED 18.3 196 P14 PARK - HOA 1.0 N/A
SFA1 SINGLE FAMILY ATTACHED 3.0 47 P15 PARK - HOA 1.0 N/A
SFA2 SINGLE FAMILY ATTACHED 0.6 12 0511 (POR.|BIOLOGICAL OPEN SPACE 1.0 N/A
C1 COMMERCIAL/MIXED USE 10.1 121 0S12 (POR.[BIOLOGICAL OPEN SPACE 0.9 N/A
C2 COMMERCIAL/MIXED USE 2.3 46 0S13 BIOLOGICAL OPEN SPACE 10.7 | N/A
Cc3 COMMERCIAL/MIXED USE 2.0 44 0s14 BIOLOGICAL OPEN SPACE 6.5 N/A
RF RF/TRAILHEAD 0.6 N/A NON-CIRCULATING ROAD 13.0 | N/A
P8 PARK - HOA 2.0 N/A CIRCULATING ROAD 4.6 N/A
P9 PARK - HOA 0.8 N/A COMMON AREAS/AG 9.7 N/A
0S4 (POR.) |BIOLOGICAL OPEN SPACE 0.4 N/A MANUFACTURED SLOPES 9.0 N/A
0S5 (POR.) |BIOLOGICAL OPEN SPACE 0.1 N/A SUBTOTAL 115.2 | 297
0S6 (POR.) |BIOLOGICAL OPEN SPACE 1.5 N/A
0S7 (POR.) [BIOLOGICAL OPEN SPACE 8.1 N/A
0S9 (POR.) |BIOLOGICAL OPEN SPACE 2.4 N/A OVERALL
NON-CIRCULATING ROAD 8.0 N/A AREA LAND USE ACRES| DU'S
CIRCULATING ROAD 13.6 N/A SFD SINGLE FAMILY DETACHED 165.4| 903
COMMON AREAS/AG 0.5 N/A SFS SINGLE FAMILY - SENIOR 75.9 468
MANUFACTURED SLOPES 10.8 N/A SFA SINGLE FAMILY ATTACHED 7.9 164
SUBTOTAL 85.1 466 C COMMERICAL/MIXED USE 15.3 211
WRF WATER RECLAIMATION 2.4 N/A
PHASE 3 RF RECYCLE FACIL/TRAIL HEAD 0.6 N/A
AREA LAND USE ACRES | DU'S DB DETENTION BASIN 5.5 N/A
SFD5 SINGLE FAMILY DETACHED 16.1 95 S SCHOOL 12.0 [ N/A
SFD6 SINGLE FAMILY DETACHED 51.0 242 PR PRIVATE RECREATION 2.0 N/A
SFD7 SINGLE FAMILY DETACHED 5.0 10 GR GROUP RESIDENTIAL/CARE 6.5 N/A
SFD8 SINGLE FAMILY DETACHED 12.4 10 | INSTITUTIONAL 10.7 [ N/A
SFA3 SINGLE FAMILY ATTACHED 4.3 105 P PARK - HOA 11.8 [ N/A
Cc4 COMMERICAL/MIXED USE 0.5 0 P PARK - DEDICATED TO COUNTY 12.0 | N/A
WR WATER RECLAIMATION 2.4 N/A [ BIOLOGICAL OPEN SPACE 102.7 | N/A
DB DETENTION BASIN 4.5 N/A NON-CIRCULATING ROAD 45.70 | N/A
S SCHOOL 12.0 N/A CIRCULATING ROAD 376 [ N/A
PR PRIVATE RECREATION 2.0 N/A COMMON AREAS/AG 18.8 | N/A
P10 PARK - DEDICATED TO COUNTY 12.0 N/A MANUFACTURED SLOPES 75.2 | N/A
0S7 (POR.) |BIOLOGICAL OPEN SPACE 1.0 N/A TOTAL 608 | 1746
0S8 BIOLOGICAL OPEN SPACE 43.9 N/A
0S9 (POR.) |BIOLOGICAL OPEN SPACE 1.2 N/A EXISTING DWELLING UNITS TO REMAIN
0s10 BIOLOGICAL OPEN SPACE 4.6 N/A 128-280-27 9151 W. LilacRd.
NON-CIRCULATING ROAD 8.2 N/A 128-290-07 9153 W. Lilac Rd.
CIRCULATING ROAD 8.7 N/A 128-440-02 32444 Birdsong Dr
COMMON AREAS/AG 1.0 N/A 128-290-74 32236 Shirey Rd.
MANUFACTURED SLOPES 35.0 N/A 128-280-42 9007 West Lilac Road
SUBTOTAL 225.8 | 462 128-290-69 9419 West Lilac Road
128-440-14 9553 Lilac Walk
PHASE2  SPECIALTY COMMERCIAL 55,000 sq. ft. 128-440-06 9383 West Lilac Road
OFFICE 25,000 sq. ft. 128-280-37 9307 West Lilac Road
COUNTRY INN 50 units 128-440-05 9381 West Lilac Road
128-440-22 9435 West Lilac Road
PHASE3  PRIVATE RECREATION CENTER 40,000 sq. ft. 128-280-10 9167 West Lilac Road
SPECIALTY COMMERCIAL 4,000 sq. ft. 127-072-38 8709 West Lilac Road
OFFICE 3,500 sq. ft. 128-290-09 9431 West Lilac Road
129-010-68 9883 West Lilac Road
|PHASE4 GROUP RESIDENTIAL/CARE 200 units | 129-300-09 00000 Rodriguez Road
|PHASE 5  SPECIALTY COMMERCIAL 2,500 sq. ft. I
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Phase 1 is a residential phase consisting of 121.6 acres located immediately
south of West Lilac Road. This Phase provides a maximum of 350 single family
detached homes, seven parks (3.2 acres) and will include frontage improvements
to West Lilac Road, a Mobility Element public road (Figure 16 — Proposed
Mobility Element Plan).

Phase 2 includes both a single family detached residential area and the Town
Center area of the Community and is a total of 85.1 acres. The single family
detached area consists of 21.1 acres and includes 196 single family detached
homes. The Town Center area is approximately 18.6 acres in size and includes
mixed-use residential development (270 units), along with a maximum of 80,000
square feet of usable Commercial/Mixed-Use building areas. Additional uses
include: the Community Recycling Facility which is co-located with the
Community Trailhead site, two parks, three areas of biological open space, and
the middle segment of Main Street.

Phase 3 includes the central single family detached residential areas located on
84.5 acres and includes 357 single family detached homes and a Neighborhood
Center that includes a single family attached area located on 4.3 acres with 105
units. The Commercial/Mixed-Use area is located on approximately one-half acre
and will provide 7,500 square feet of usable commercial building area. In both
cases, the residential structures will be allowed to be developed as either Mixed-
Use or as Single Family Attached per the standards included in Section llI-
Development Standards. These types of residential development are typically two
stories with densities of approximately 20 du/acre or more. This Phase also
includes a number of Community Facilities including: the Community’s main
public park (12 acres) located adjacent to the K-8 School site (12 acres).
Immediately to the west of the school and park is a large detention basin (4.5
acres) that will also be used for recreational uses in conjunction with sports
events held at the Public Community Park when appropriate. Finally, this phase
includes the site for the on-site Water Reclamation Facility (2.4 acres), biological
open space (50.7 acres), and a private road system designed to meet all traffic
needs.

Together Phases 4 and 5 comprise the Community’s Senior Citizen
Neighborhood which will include 468 age restricted single family detached
homes. Phase 4 includes a primary gated entry on the south side of the
intersection of Lilac Hills Ranch Road and Covey Lane. This phase includes 171
single family detached homes on 60.3 acres, a Park that includes a Senior
Center on a 3.3-acre lot, and a Group Residential/Group Care Facility on 6.5
acres. In addition, this phase includes a 0.4-acre park, a small detention basin
(0.4 acres) and biological open space areas (7.3 acres).

Phase 5 also includes a gated entry at the southern end of Lilac Hills Ranch
Road as it exits the Community and merges with Mountain Ridge Road. This
phase includes 297 single family detached homes on 46.1 acres, an Institutional
area (10.7 acres) that could be used for a religious or other similar type of facility,
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three small parks (2.1 acres), a small detention basin (0.6 acres) and two
biological open space areas (16.5 acres). The Institutional Site provides an
opportunity for a facility of the size and scale shown in Figure 120 — Church Site
Concept Plan & Elevation, located in Section lII.

2. Town Center

The 18.6 acre Town Center (see Figure 72 — Town Center Plan) is located in
the southern portion of Phase 2, is designated as Village Core/Mixed-Use C-5 on
the Valley Center Community Plan and zoned with the C34 General
Commercial/Residential Use Regulation. It is served by Main Street that has the
potential to be split into a couplet (two parallel one way, one-lane streets that will
be named Main Street North and Main Street South) that allow through traffic to
pass through the site on the way to and from the I-15 freeway; and also
encourages local residents to drive at slower speeds and take advantage of the
services available in the Town Center.

The Town Center will include 270 mixed-use residential dwelling units above
retail and office space, live/work unit row homes, and single family attached units
that are both horizontally and vertically mixed and/or distinct. The Town Center
may also include free standing retail buildings, a 50-room Country Inn,
information center, civic center, office buildings and mixed-use with a maximum
total of 80,000 square feet of usable space. The Town Center may include a
clock tower, pedestrian arcades, and walking paths incorporated with the
architecture located on private parcels and open to the public to enhance the
pedestrian experience. The Communities extensive trail system will provide
connections to the residential villages, parks, and other Community amenities. All
of these uses would be regulated by the appropriate development guidelines in
Section Il of the Specific Plan.

3. Neighborhood Center (North)

The Neighborhood Center in Phase 3 consists of a 6.8 acre area and is the
middle of the three areas designated as Village Core/Mixed-Use. Like the other
areas permitting commercial and mixed uses it is zoned with the C34 Use
Regulation and is located in the southeastern portion of the phase. This
Neighborhood Center includes: office, retail, mixed-use residential, a Single
Family Attached (SFA) and a Private Recreational Facility, which is expected to
include both indoor (gym, etc.) and outdoor recreational uses (pool, etc.) (see
Figure 79 — Private Recreation Facility Site Plan). The Commercial/Mixed-Use
is planned for 7,500 square feet of usable space to ensure that all residential
areas within the Community are within one-half mile of any one of the three-
commercial centers. Other details regarding the configuration, design,
landscaping and other features of the Phase 3 Neighborhood Center may be
found in Section 1l of the Specific Plan.
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4. Neighborhood Center (South)

The Neighborhood Center in Phase 5 consists of an approximately 0.4-acre area
designated Village Core/Mixed-Use and zoned with the C34 Use Regulation in
the northern portion of this phase which is the middle portion of the Senior Citizen
Neighborhood. This Neighborhood Center is planned for 2,500 square feet of
usable space for commercial retail uses which serves to ensure that all
residential areas within the Community are within one-half mile of any one of the
three commercial centers. Other details regarding the configuration, design,
landscaping and other features of the Phase 5 Neighborhood Center may be
found in Section Il of the Specific Plan.

5. Residential Development
a. RU Use Regulation

Single Family detached residential neighborhoods are located throughout the
Community, except for the Town Center and Neighborhood Centers. All
single-family residential development would be regulated by the application
of the “D” Special Area Designator in the RU Use Regulation, which requires
that a detailed Site Plan be submitted and approved with each Tentative Map
proposing single family lots. This Specific Plan text includes a Single Family
Residential Development Standards table in Figures 98 and 99), which
specifies the development standards for each lot. The ‘D’ designator will
ensure that each lot is identified with a Lot Configuration number from the
table, which establishes the minimum requirements in regards to lot size,
width, and depth, and that each lot shown on the Site Plan has the setbacks
required for that lot. Figures 115 through 118 “Single Family Conceptual
Elevations” show which architectural style has been selected for each lot
and demonstrate that it conforms to the palette of architectural styles
included in the Specific Plan. The selected Lot Configuration and
Architectural style will be shown on each lot on the Site Plan with a number
followed by a letter (for example,1A) indicating the Lot Configuration and the
Architectural style for that specific lot.

b. C34 Use Regulation

All residential development in the C34 Use Regulation will require approval
of a Site Plan and will be subject to the development standards of the Town
Center Development Standards Table shown in Figure 88. “Mixed-Use”
development is defined as follows: (a) stand-alone commercial development,
(b) commercial-retail uses on the ground floor with residential units on the
second floor, and (c) stand-alone multi-family defined as three or more
residential units per building all on a single lot. This form of development is
subject to the B Special Area regulator and will require review pursuant to
the Valley Center Design Guidelines. Single Family Attached development,
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defined as between three to eight residential dwelling units which are each
attached to each other, and each dwelling unit located on its own legal lot
are not subject to the Valley Center Design Guidelines because these
Guidelines only require design review for “multi-family development.” All
single-family attached development will also require a Site Plan pursuant to
the D Special Area Regulator.

6. Senior Citizen Neighborhood

The southern portion of the Community consisting of Phases 4 and 5
(approximately 175 acres) is planned for development as an age restricted Senior
Citizen Neighborhood. This phase of the development will largely consist of
detached single family residential uses. This Senior Citizen Neighborhood
includes 468 single family homes, 2,500 square feet of usable commercial space
on one-half acre zoned C34, a Park with an HOA maintained Senior Center (3.3
acres), a Group Residential and Group Care Facility (6.5 acres), a site for an
Institutional use, four smaller parks maintained by the HOA (2.5 acres), and
Biological Open Space areas (26.4 acres). The Single Family lots in Phases 4
and 5 are zoned RU and will be processed as described above.

a. Group Residential/Group Care Facility

Additionally, the Specific Plan provides for, and the RU Zone Regulations
allow, both Group Residential and Group Care facilities to be located within
the Senior Citizen Neighborhood. Joint facilities like this are sometimes
colloquially referred to as ‘Assisted Living' facilities. Phase 4 within the
Senior Citizen Neighborhood includes a 6.5-acre site identified for Group
Residential/Group Care. This facility, at its maximum is anticipated to include
the following uses:

i. A gross building area of approximately 300,000 square feet;
ii. Parking as required by the zoning ordinance;

iii. A maximum of 200 Group Residential and/or Group Care units complete
with the required group kitchen facilities. Each individual living unit in both
the Group Residential and/or Group Care facilities will also be allowed to
include an individual kitchen. (Per the Zoning Ordinance at the time of
construction these units may or may not be defined as dwelling units. If
they are defined as dwelling units these units will not cause a reduction or
otherwise impact the approvals for the other 1,746 dwelling units
approved for this Specific Plan.)

b. Senior Center in the HOA Park

The Senior Center is a central feature of the Senior Citizen Neighborhood
and is located 3on a 3.3 acre park site that will be owned and managed by
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the HOA. The facility at the park, at its maximum is anticipated to include the
following uses:

i. A gross building area of 15,000 to 25,000 square feet;
ii. 30-40 parking spaces;

iii. A swimming pool, tennis/pickle ball courts, shuffle board, lawn bowling,
and other outdoor activities;

The development of Senior Center will require the submittal and approval of
a Major Use Permit. The Specific Plan design standards are described
further in Section Il of the Specific Plan.

7. Public and Semi-Public Development

Lilac Hills Ranch provides public and semi-public land uses that include a K-8
school site, a public park dedicated to the County, private parks maintained by
the HOA and available for use by the public (except when permitted special
events are held), private parks maintained by the HOA and NOT available for use
by the public (located in Phase 4 and 5 including the Senior Center), and other
recreational amenities. Also planned within the project site are an on-site
recycling collection facility, a Water Reclamation Facility (WRF), and other
supporting infrastructure.

a. School Site

The Specific Plan includes a proposed 12-acre K-8 school site within Phase
3. The Specific Plan project area will be located within two public school
districts: the Valley Center-Pauma Unified School District and Bonsall Union
School District (the Bonsall District is in the final stages of being unified and
will be unified prior to accepting students from the Project). Because the
Specific Plan includes a Senior Citizen Neighborhood within the Valley
Center—Pauma Unified School District, only 1,278 of the 1,746 residential
units will be categorized as generating students. As discussed below, the
school site is both centrally located and co-located with the major public park
(P10) and Private Recreation Facility (PR) in the Community.

b. Parks

The Community includes a minimum of 15 parks. The community’s only
public park (P10) is located in Phase 3 and discussed below. The other
parks within the Community are private as discussed below. These park
locations as shown on the Specific Plan Map included herein (Figure 14 —
Specific Plan Map) are preliminary and are expected to be relocated or
revised and additional parks (public or private) may be added to the
Community. The final park locations will be as shown and included on each
Implementing Tentative Map as long as the total number of parks comprises
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at least 23 acres, as provided by this Specific Plan. The parks required by
this Specific Plan together will exceed both the Community’s park needs and
the County’s Park Land Dedication Ordinance requirements of 15.09 acres.

These parks will be owned, operated, and maintained by the community
HOA as discussed below.

i. Private Parks: Most of these parks will be available for use by the
general public. Only the parks located within the gated Senior Citizen
Neighborhood (see Figure 17 - Park Plan) will not be available for use
by the general public.

One of the private parks is the Village Green (P-8) located adjacent to
the Town Center within Phase 2. This Village Green contributes to a
main town square or ‘commons’ that is intended to be a focal point or
“heart” of the Community. This park is expected to host many “Special
Events” for the Community residents. Any permit that will be processed
for this park will specify that “Special Events” will be allowed and the
County’s normal special events permitting process will be followed for
events held on private property. The “Special Events” may include the
typical public holidays, events coordinated by the Home Owners
Association or developer, and other events with the granting of required
permit(s), if any.

ii. Public Park: The public park is located in the middle of the Community
(P-10), adjacent to the school site and private recreation site (see
Figure 129). This public park will include ball fields and will provide a
focus for the Community and neighboring residents. Upon completion,
the land upon which this public park is constructed will be dedicated to
the County in fee and will be maintained by the Community’s HOA.
Additionally, the public park will allow for joint use with the adjoining
school site subject to a Joint Use Agreement between the school
governing board and the Department of Parks and Recreation. Park
Concept Plans are provided in Figures 123 through 129 in Section Il of
this document.

c. Recycling Facility

The purpose of this facility is to provide and encourage recycling among
project residents in addition to the weekly collection of green waste. Figure
61 — Recycling Facility Details provides an example of the size, scale, and
architectural style of the structure that the Specific Plan anticipates for this
use. The structure will include the office functions for the site as well as
storage for any equipment or materials that need to be secured. The facility
will include temporary roll-off bins or storage containers where recyclables
and/ or green waste generated from project residents may be consolidated
for efficient off-site processing. If economically viable, a buy-back center may
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be opened at this location for residents to redeem CRV containers.
Additionally, use of this facility will significantly reduce off-site trash truck
trips to regional waste system facilities. This facility may be operated by an
entity licensed as necessary and the facility will also have the necessary
operating permits. This facility will be available for use by properties in the
surrounding area east of Interstate 15 and will significantly reduce off-site
trips generated by residences and businesses within the Community and
adjoining properties.

d. Water Reclamation Facility

Disposal of wastewater is provided by the Valley Center Municipal Water
District which will determine the manner in which such services are provided
and will ultimately be responsible for the approval of the Water Recycling
Plan. As described in more detail in the Water and Sewer Plan portion of this
chapter, a Major Use permit is being processed concurrently with the
Specific Plan for construction of a Water Reclamation Facility (WRF) located
on a 2.4-acre site in the southwestern portion of the site. Wastewater
generated by the Community would be treated at the proposed on-site WRF,
which would accommodate up to 230,000 gallons per day of wastewater
from the development (see Figures 54, 55 and 57). The wastewater, treated
to Title 22 standards, could possibly then be used to irrigate all of the
common areas, front and rear yards of residential homes and potentially be
available as a backup water supply system in the event of major fires.
Recycled water distribution pipelines would be installed within the
Community roadways to deliver the recycled water to the targeted on-site
areas.

The WRF requires the processing and approval of a separate Major Use
Permit and issuance of permits from other Regulatory Agencies. As detailed
more completely in the Major Use Permit, the WRF facility is designed to be
consistent with the design standards of the Valley Center Design Review
Guidelines. The Lilac Hills Ranch EIR and supporting technical documents
contain details of the construction and operation of the WRF.

e. Institutional

Phase 5 includes an Institutional Use site located near the southern
boundary of the Community. It is anticipated that the ultimate use will, under
the County Zoning Ordinance, require the approval of a Major Use permit.
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C. Open Space and Recreation Plan

1. Biological Open Space

The Biological Open Space Preserve consists of 102.7 acres and includes
environmentally sensitive habitats and buffer areas (including existing agriculture)
that preserve wildlife corridors and linkages (see Figure 18 — Biological Open
Space).

a) Trails as may be refined or relocated on each implementing tentative and
final maps shown on the Specific Plan map will be allowed within the
dedicated Biological Open Space easements. These trails will avoid
sensitive plant populations. Best Management Practice’s (BMP’s) will be
implemented to avoid water run-off that would cause the adjacent wetlands
to degrade. In addition, agricultural uses within the areas identified as
existing on-going agriculture or disturbed land and maintenance of existing
wells and water lines will be allowed.

b) Only passive recreation activities such as hiking, biking, horseback riding,
and bird watching will be allowed on the trail easements within biological
open space. Horseback riding is allowed and provided for on the two Multi-
Use trails which cross the property as shown on the County Master Trails
Plan and the Ranch Multi-Use Trail that connects all the trails in the
Community. Horseback riding is not allowed on any of the Community
trails, bike paths, and bikeways within Lilac Hills Ranch unless specifically
designed and designated.

c) Prior to recordation of the first final map, the Resource Management Plan
(RMP) shall be approved for the biological open space areas within Lilac
Hills Ranch to the satisfaction of the Director of PDS. The main goal of the
RMP shall be to maintain the biological functions and values of the natural
open space. The RMP shall minimize intrusion due to management and
monitoring activities. Monitoring by a public agency may be allowed if the
biological open space is part of an overall regional integrated preserve
system or required by a governmental permit. Provisions shall be made for
the repair and maintenance of public trails and project-related
infrastructure, with requirements for re-vegetation if disturbance of existing
natural vegetation is necessary.

d) Prior to recordation of each final map, a re-vegetation plan shall be
approved to the satisfaction of the Director of PDS for areas where re-
vegetation is proposed as mitigation for project impacts shown on such
map.

e) Biological open space as shown on the Master Tentative Map may be
dedicated in phases as shown on the Master Tentative Map. Biological
open space shall be protected through recordation of a conservation
easement to the County.
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f) As a condition of approval, project subdivision maps will be conditioned to
dedicate into Open Space easements as shown on the Tentative Map
upon completion of construction of each Tentative Map.

g) Access to existing agricultural roads and trails shall be allowed for the
following activities: (a) access and maintenance of the Community trail
system; and (b) maintenance and service to wells within the Biological
Open Space easements.

2. Manufactured Open Space

The Lilac Hills Ranch Home Owners Association (“HOA”") will own, manage and
maintain additional open space, within the Community boundaries as follows:
manufactured and landscaped slopes, recreational open space (parks, trails,
etc.), on-site agriculture (including that in the buffers), and detention basins (see
Figure 19 — Open Space and Parks).

The Community will retain and promote agriculture uses in the project’'s common
areas and open space system. The identified agriculture areas will not be
permitted to expand into non-disturbed land within the Biological open space
easements. As noted, a portion of the agricultural uses are located within the
RPO buffers. These are existing groves and they will be allowed to remain. The
adjacent RPO wetlands are generally dependent upon the water runoff from the
groves as they have mostly developed over the past several decades subsequent
to creation of the groves. Within the manufactured open space system the project
will, where feasible, retain existing agricultural operations and allow new
agricultural crops. In addition, agriculture restoration within biological open space
including maintenance of irrigation systems, fencing, or crop rotation is allowed.

3. Community Recreational Elements
a. Parks

As described above, Lilac Hills Ranch includes many private parks and one
large public park (12 acre) site in the middle of the Community, serving the
Lilac Hills Ranch residents and the surrounding communities. Section Il
describes the parks in more detail and includes conceptual graphics for both
private and public parks.

b. Trails

The County's Regional Trail System is established in this area by the
Community to provide for jogging, hiking, mountain bike riding and
horseback riding (which is also allowed on the Ranch Multi-Use Trail) and
enjoyment of the rural areas surrounding the Community by the general
public. Two east-west County Regional Trails traverse the Community: One
Type D — Pathway (Typical) Existing Conditions Multi-Use trail traverses
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Lilac Hills Ranch along the right-of-way for West Lilac Road which forms the
northern boundary of the Community and continues westerly on West Lilac
Road to Old Highway 395; and the other is included as part of the Ranch
Multi-Use Trail in the southern portion of Lilac Hills Ranch. The Ranch Multi-
Use Trail provides links between the Regional Trails within the vicinity of the
Community and the Community trail system. Both of these on-site public tralil
segments assist the County to achieve the County Master Trails Plan.

c. Community Trail Network

The Community Trail Plan (see Figure 20 — Trails Plan) creates a trail
network with over 16 miles of trails open to the public designed to serve the
Community and surrounding area residents. These trails generally do not
include traditional sidewalks and are detailed below:

i. 1.4-miles of multi-use trails as shown on the County Trail Master Plan;

ii. Approximately 8-miles of Ranch Multi-Use Trails located in undeveloped
and open space areas and/or landscaped easements along the Property
boundary. These trail easements will be between 10- to 12-feet wide with
a minimum tread width of 3-feet;

ii. Approximately 2miles of Community Trails primarily used to connect the
Town Center with the Northern Neighborhood Center, school site, and
major public park. These trail easements will be between 5- to 10-feet
wide with a minimum tread width of 3-feet; and,

iv. Approximately 5miles of Feeder Trails located within the proposed
neighborhoods, on residential streets and areas graded for the
Community. These trail easements will be between 3- to 10-feet in width
with a minimum tread width of 2 feet.

The Community’s trail system, other than the Feeder Trails within the Senior
Citizen Neighborhood, is a public trail system providing access to all on-site
neighborhoods and provides opportunities to traverse the entire Community
from north to south and access to the County Regional multi-use trail system
at either end of Lilac Hills Ranch. Trail segments connect the school site,
park site, with the residential portions of the Community and provide
connectivity with the County Regional Trail System. Trail marker signs and
barriers are provided.

The Senior Citizen Neighborhood includes Phases 4 and 5 which is a gated
Community. The Ranch Multi-Use trail provides a link that enables trail users
the ability to enter the periphery of the Senior Citizen Neighborhood and
access both the County’s Regional Multi-Use trail (east-west) and the
connection south to Mountain Ridge Road to the project boundary. Other
Feeder Trail segments developed within the Senior Citizen Neighborhood
would be private and for the exclusive use of the residents.
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This extensive network of trails is an important lifestyle and recreational
component of the Community, providing opportunities for jogging, hiking,
mountain bike riding, and equestrian use (limited as discussed herein).

The Community also includes a Private Recreation facility located across the
street from the school and public park in Phase 3. This facility is described in
more detail in Section Il and conceptual uses are shown on Figure 79 —
Private Recreation Facility Site Plan. The facility includes both outdoor
and indoor recreational facilities, including a pool.

D. Circulation Plan

A comprehensive circulation plan provides access to the Lilac Hills Ranch Community
and improves vehicular circulation in the vicinity of the project area (Figure 16 —
Proposed Mobility Element Plan) in accordance with County standards and guidelines.
Within Lilac Hills Ranch, local residential streets will provide multiple access routes
(Figure 24 — Project Internal Circulation) to all lots within the Community. West Lilac
Road is designed to comply with County Mobility Element standards for public streets.
All other streets within the Community are private, and will be designed and developed
per the special standards established by this specific plan to reflect the traditional
character and rural theme of the Community. Street sections include landscaped
parkways, meandering sidewalks, and/or rural trails. In addition, on-street parking will be
provided in areas where traffic calming and pedestrian safety should be enhanced
and/or where demand is anticipated for additional parking. The Community street system
in Phases 1 through 3 will be available to the public traveling from the adjacent public
road system, except during special events (i.e., festivals, parades, marathons,
walkathons, or bike races) when access will be restricted. The Community street system
in Phases 4 and 5 is gated and not open to the public except during emergencies in
accordance with the County Consolidated Fire Code. A description of each street type is
included in Section lll, along with illustrative street sections shown on “Typical Street
Sections” (Figures 25 through 51).

1. Streets

a) Public Roads: West Lilac Road (SC-270.1): West Lilac Road is included as
‘public road’ in the County maintained road system but currently exists largely
without benefit of a dedicated public right of way along the Community
frontage. West Lilac Road along the project frontage will be re-designated
from a 2.2C Light Collector to a 2.2F Light Collector per the project’s Mobility
Element General Plan Amendment, and will be improved and the road right-
of-way dedicated based upon the improvement standards for a 2.2F Light
Collector road. The road improvements will also include a fully improved
12-foot pathway within the road right-of-way.

b) Private Roads: All of the roads within the Community will be private roads
designed and built to include road sections which will accommodate the traffic
needs as identified by the project Traffic Impact Study and to meet the
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County standards in regards to the design specifications for road
construction. Main Street is the primary entry into the Lilac Hills Ranch from
West Lilac Road, and serves as the formal, private, road gateway, introducing
the Community identity and character. Main Street consists of a western
segment, a middle segment, and an eastern segment. The western and
eastern segments are nearly identical in their typical section consisting of a
72- to 81-feet wide right of way, with two travel lanes 12 to 13 feet wide, a 5-
foot bike lane separated by a landscaped median 10 to 14 feet wide, diagonal
and parallel on-street parking in select locations, and intermittent landscaped
parkways (see Typical Street Sections in Section Il). The middle segment
within the Town Center splits the road into two one-way roads often referred
to as a couplet. The street section for the southern leg, Main Street South,
consists of a 38-foot private road easement consisting of a 13-foot travel
lane, 5-foot bike lane, and on-street parking on both sides. The street section
for the northern leg, Main Street North, consists of a 47-foot R.O.W., allowing
for a 13-foot travel lane, 5-foot bike lane, on-street parking on both sides, plus
an 11-foot parkway on the north side of the street adjacent to the residential
areas.

The private roads will all be designed and built to accommodate accessibility
for fire vehicles and services, all within private road easements. This street
system will be owned, operated, and maintained by the Community HOA.
The Community road system, with the exception of the Senior Citizen
Neighborhood in Phases 4 and 5 will be available to the public traveling from
the County’s public maintained road system. There are three categories of
private roads; major, minor and cul-de-sacs, each with specific design
standards.

2. Transit

Public transportation is an important planning consideration for reducing traffic
congestion and improving air quality. Lilac Hills Ranch provides a mix of
residential, commercial, professional office and mixed-use land uses that will
encourage the extension of public transportation to the area. The San Diego
Metropolitan Transit System identifies North County Transit District (NCTD)
Routes 388 and 389 along I-15 in the vicinity of the Community. As the Lilac Hills
Ranch is populated, NCTD may adjust routes and services to meet the needs of
the growing Community. The Community will allocate a site for either public
transportation, van pools or rideshare programs within the Town Center.

3. Non-Vehicular Circulation System

County policy encourages the incorporation of Regional Trail System linkages
within or alongside major roads. The regional trail system is incorporated into the
West Lilac Road parkway, and southern east-west linkage as depicted in the
street cross sections. Community trails are incorporated into the Community open
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space and include links to the local parks, Private Recreation Site, and school
site. This system is described above and in considerable detail in Section III.

E. Fire Protection Plan (FPP)

Structural and wildland fire protection is provided by the Deer Springs Fire Protection
District (DSFPD) in association with the California Department of Forestry and CALFIRE.
A Fire Protection Plan has been prepared to assess the fire risk and to meet the
requirements of the DSFPD regarding fire safety in the Wildland/Urban Interface area in
which it is located. The goal of the FPP is to minimize any potential loss of life,
residential and commercial structures due to a wildland fire. See Chapter llI-Fire
Protection Standards for plan details.

F. Infrastructure / Public Facilities and Services Plan

1. Water and Wastewater Plans

The water supply for the Community will be comprised of both potable and non-
potable water. The potable water will be provided by the VCMWD and the non-
potable water will be provided by a combination of sources, including: (a) ground
water, (b) rain water harvesting, (c) grey water, and (d) reclaimed water
(wastewater). This wastewater will be treated to produce disinfected tertiary
recycled water meeting the requirements of Title 22 of the California Code of
Regulations.

a. Potable Water Supply

Current Water Service for the Lilac Hills Ranch Community is located within the
boundaries of the Valley Center Municipal Water District. Potable water service to
the Community will be provided by the Valley Center Municipal Water District and
is depicted on Figure 54 — On-Site Water System. The estimated daily water
demand for the Lilac Hills Ranch Community is 648,030 gallons per day or 726
acre-feet per year.

The Implementing Tentative Map will require the extension of VCMWD existing
water lines located on the project boundaries to appropriate locations within the
Community. The VCMWD has indicated that no new on- or off-site reservoirs are
necessary for the construction of the Implementing Tentative Map. Standard
conditions of approval will ensure that adequate potable water service will be
extended to all of the lots within the map boundaries.

The Master Tentative Map will require the extension of VCMWD existing water
lines located on the project boundaries to appropriate locations within the
Community, if necessary. The VCMWD has indicated that no new on- or off-site
reservoirs are necessary for the construction of the Master Tentative Map.
Standard conditions of approval will ensure that adequate potable service will be
extended to all of the lots created by the Master Tentative Map.
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Each succeeding Implementing Tentative Map proposed on the lots created by
the recordation of the Master Tentative Map will in turn be required by County
standard conditions to extend water lines into the respective subdivisions to
serve all proposed lots.

All water lines would be designed in accordance with VCMWD requirements and
installation would comply with the specifications and requirements of the County
Department of Public Works, County Department of Health, and State
regulations.

b. Non-Potable/Exterior Water Supply

Water Reclamation Services for the Lilac Hills Ranch Community will be provided
by the Valley Center Municipal Water District (VCMWD) and may contribute to
the non-potable water supply for the Community. The non-potable water will
consist of the following sources:

The water supply assessment for the Lilac Hills Ranch Community split the water
needs for the project into three categories: 1) Interior demand for potable water,
2) Exterior demand for potable water, and 3) Non-potable water exterior demand.
The Lilac Hills Ranch Community is looking at four sources of water to meet the
exterior demands for the project including the sources of water which could be
used in lieu of potable exterior demand uses. These sources include ground
water, rain water harvesting, grey water, and reclaimed water. Each of these
sources and their possible uses will be described below. The water supply
assessment for the Lilac Hills Ranch community estimated the total water need
for the project to be 967 AFY. 289 AFY of this use was interior/potable demand,
169 AFY was exterior potable demand, and 510 AFY was exterior non-potable
demand.

i. Ground Water: Nine private existing ground water production wells are
operating within the Lilac Hills Ranch Community area at the present time.
Six (6) of these wells have been in production for more than 5 years.
Based on analysis by the projects hydro geologist a minimum available
ground water supply of 196 AFY will be available. This water could be
used to meet both exterior potable and non-potable demand.

ii. Rain Water Harvesting: Cisterns and roof collection systems are allowed
on single family dwellings to allow for the storing and irrigation use of rain
water on single family homes. This supply could be used to offset potable
exterior demands. It is estimated that up to 35 AFY of rain water could be
harvested by single family homes in this project.

iii. Grey Water: A grey water system is an allowed use that could offset the
potable exterior demand for residential units. Approximately 92 AFY of
grey water could be utilized to offset the potable exterior demand.

Reclaimed Water: Approximately 289 AFY of recycled water is
estimated to be generated by the project. This amount would be
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reduced by 92 AFY if a grey water system was installed. Up to an
additional 400 AFY of recycled water could be made available to the
project through utilization of water from the Moosa Treatment Plant.
The Moosa Treatment Plant currently does not have tertiary facilities
and does not produce recycled water. All water from this plant is
disposed of through a percolation pond. Thus a total of up to 689 AF of
reclaimed water could be made available for non-potable water supply
for the project. The reclaimed water could only be used for non-potable
exterior uses as defined in the water supply assessment.

The proposed Water Reclamation plan for the Lilac Hills Ranch
Community is expected to generate a daily average of 266,630 gallons
per day of wastewater based on an ultimate build-out of 1,746 homes
plus some commercial and retail development. This wastewater will be
treated to produce disinfected tertiary recycled water meeting the
requirements of Title 22 of the California Code of Regulations. With
this level of treatment the recycled water can by State law be used for
landscape irrigation and non-contact water features such as fountains
and ponds. The Community goal is to beneficially reuse as much of the
treated water as possible to minimize the use of imported water for the
Lilac Hills Ranch Community and surrounding areas.

c. On-site Water Reclamation Facility (WRF)

The Lilac Hills Ranch Community is planning to phase the implementation of the
wastewater reclamation and treatment facility. The initial development within the
Lilac Hills Ranch Community will be provided wastewater service by trucking of
wastewater from a collection point onsite, within phase 1, to an existing off-site
treatment facility as directed by the VCMWD. This is necessary because a
minimum wastewater flow is needed to properly operate a wastewater
reclamation and treatment facility. It is estimated that wastewater generated from
up to 100 homes may be trucked offsite as directed by the VCMWD prior to
operation of an interim or permanent Water Reclamation Facility.

Lilac Hills Ranch will include a Major Use Permit for a Water Reclamation Facility
to treat effluent generated by the development (Figures 57 through 59).
Beneficial reuse of treated wastewater is proposed in the Lilac Hills Ranch
Community. All wastewater generated by the Community will be treated to a
tertiary level and recycled. The estimated recycled water production is 289 AFY.
There are approximately 208 acres of irrigated area associated with the Lilac
Hills Ranch Community and the irrigation demand is estimated to be 620 AFY.
Thus, there is a greater demand for irrigation than a supply of recycled water so
that all of the recycled water generated in the Community can be reused
throughout the Community. Appropriate wet weather storage will be needed as
part of the overall recycled water system.
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Groundwater will be the first choice of a water supply used to supplement the
recycled water supply for irrigation. Available hydrogeological information,
including flow meter data, has been compiled for the proposed Lilac Hills Ranch
project by Wiedlin and Associates in a separate technical report. This report
assessed the groundwater being used within one mile of the project and within
the local watershed. It also noted that upwards of 90% of the parcels in the area
rely on potable water provided by the Valley Center Municipal Water District so
there is little use of groundwater within a mile of the property.

Water from the Valley Center Municipal Water District would be the secondary
choice of supply to meet irrigation needs. Approximately 320 AFY will be needed
for this purpose.

2. Recycling Facility (RF)

The purpose of this facility is to provide and encourage recycling among project
residents in addition to the weekly collection of green waste. The facility is a
Recycling Collection Facility , Large as defined in the Zoning Ordinance (S. 1512-
b) and allows for the collection of recyclable materials, including the sorting of
materials for shipment to a processing facility. Section 6970-b of the Ordinance
includes 16 performance standards which detail the specific operational activities
allowed with the approval of a Site Plan. The facility will be available featuring
temporary roll-off bins or storage containers where recyclables and/ or green
waste generated from project residents may be consolidated for efficient off-site
processing. If economically viable, a buy-back center may be opened at this
location for residents to redeem CRV containers. Additionally, use of this facility
will significantly reduce off-site trash truck trips to regional waste system facilities.
This facility will be operated by an entity licensed as necessary and the facility
will also have the necessary operating permits. This facility may be available for
use by properties in the surrounding area east of Interstate 15 and will
significantly reduce off-site trips generated by residences and businesses within
the Community and adjoining properties (see Figure 61, Recycling Facility).

3. Fire Protection and Emergency Medical Services

These services will be provided by the Deer Springs Fire Protection District in
association with CALFIRE. Brush clearing and thinning will be provided within the
appropriate fuel management zone from the edge of structures to native open
space preserve boundary. Required thinning and clearing will be done in
accordance with an approved fire protection plan. Road widths, secondary
access, water supply, and fire hydrant spacing will also be in conformance with
fire protection development standards established by the DSFPD which are set
forth in this specific plan, the Fire Protection Plan and associated Tentative
Maps. Figures depicting the fire protection plan and brush management setback
zones are provided as Figures 135 and 136.
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4. Law Enforcement

Law Enforcement services are provided by the San Diego County Sheriff's
Department out of the Valley Center Substation, approximately ten miles
northeast of the Community.

5. Schools

Two public school districts will have jurisdiction over Lilac Hills Ranch students
during the occupancy of the project homes: the Valley Center-Pauma Unified
School District and Bonsall Union School District (in the process of reforming as
the Bonsall Unified School District). All of the homes within Phases 1 and 2 and a
portion of homes within Phase 3 will be entirely within the Bonsall Unified School
District that will serve over half of the total homes. All of the homes within Phases
4 and 5 and a majority of the homes within Phase 3 will be located in the Valley
Center Pauma Unified School District. The homes planned for Phases 4 and 5
will be age restricted (pursuant to the meaning in Government Code 65995.1 and
65995.2) and will not generate any students. Therefore the Community
anticipates no more than 400 homes will be within the attendance boundaries of
the Valley Center Pauma Unified School District. As noted in the Community
description, a site suitable for a K-8 school will be included in the Community.
Prior to this school being built, students living in Bonsall Unified School District
would attend Bonsall Elementary School, Sullivan Middle School, and a future
Bonsall High School. Students living within the Valley Center-Pauma Unified
School District would likely attend the on-site school since it is expected to be
open by the time the development occurs in these later phases of the
Community. An exhibit depicting the school district boundaries and potential
school sites within the Community is provided as Figure 62 and 63.

6. Conceptual Grading Plan

Lilac Hills Ranch is designed so that 99.7% of all grading will occur outside of the
RPO steep slope areas. Natural landforms and biological areas are preserved
within open space areas dedicated in perpetuity.

Figure 65 - Conceptual Grading Plan illustrates areas to be graded to
accommodate major circulation roadways, neighborhood streets and
development areas. Grading will be balanced with an estimated 4.0 million cubic
yards of cut and fill (each), without the need for export or import of soil. The
maximum cut and fills are mostly less than 30 feet and approximately 90% of all
cubic yardage moved will be less than 20 feet deep. Up to 20% of grading
volume may require blasting and an on-site rock crushing operation will be used
within Phases 2 and 3 with the material used for on-site fill and construction
operations. A Major Use Permit will be obtained if required by the County
Building Code at the time of construction.
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Landform grading techniques require blending and rounding of slopes, roadways,
and pads to reflect the existing surrounding contours by undulating slopes,
replicating the natural terrain. The Project Cross Sections, provided in Figures
66 through 68, illustrate the integration of Community grading with the natural
terrain.

All grading activities are required to be conducted in accordance with the County
of San Diego's Grading Ordinance, Hillside Development Policy (Policy 1-73) and
Resource Protection Ordinance.

7. Drainage Plan

Under natural conditions, runoff from the Community flows primarily in a
southwesterly direction to the 1-15 corridor. To ensure that Lilac Hills Ranch does
not increase the amount or velocity of runoff either during construction or at
Community build out, a comprehensive drainage plan has been developed.
Runoff is directed from natural channels to development areas, collected at
points indicated on Figure 69 - Proposed Storm Drains and released into
existing drainage courses. It is the intent of the designed system to convey
drainage in existing natural drainages where feasible. Reinforced concrete boxes
with wing walls, arched culverts, and/or reinforced concrete pipe culverts are
used where an existing creek bed intersects with roadways or development.

Mechanical means such as rain barrels will be allowed on each lot to capture
runoff from roof areas and store for later irrigation use. In some lots where soil
conditions permit, a loose layer of soil can be placed in back yard areas to
absorb and store runoff from roof and hardscaped areas to further minimize
runoff leaving each lot and reduce future irrigation water demand. The feasibility
for soil retention on each individual lot should be determined by the geotechnical
consultant. The onsite detention basins will have grass-lined bottoms that will
permit some infiltration into the underlying soil; however, their primary function is
to provide a temporary holding facility of the excess 100-year runoff volume from
the site as to reduce the peak discharge rate leaving the project to the pre-
development levels. These detention basins are typically located at final
discharge points of the project foot print, the runoff is release onto the
downstream natural terrain where some of the runoff will infiltrate into the non-
hardened native soil and recharge the groundwater. With these methods
employed throughout the project both on the individual lot and project wide basis,
the overall project will become hydrologically invisible such that there are no
additional impacts to downstream drainage facilities, both man-made and natural.

ACCRETIVE INVESTMENTS, INC. 1-27 DRAFT FEBRUARY 2013



[Il. SPECIFIC PLAN SUMMARY

8. Landscape Concept Plan

In Lilac Hills Ranch, the overall Community design theme is established by the
site, circulation, and landscape plans. The site plan integrates development into
the natural features of the property, which provides for extensive open space
preservation and establishes the overall Community character. The circulation
plan designs roadways to flow with the natural terrain. Figure 70 - The Master
Landscape Concept Plan reinforces the Community theme through the design
of streetscapes incorporating informal patterns of street trees, entry monuments
using natural or simulated natural materials, and historical landscape zones using
site specific plant palettes. The Community theme is further reinforced through
the design and landscaping of Community recreation areas and the use of
groves, drought tolerant and naturalizing plant materials to transition to natural
open space areas. Vegetation indigenous to the area is emphasized,
supplemented by compatible, non-invasive ornamental plant materials. All of the
reclaimed water from the Water Reclamation Facility that is treated to Title 22
Standards will irrigate the on-site parks, street parkways, private residential lots,
private and public open space, agricultural land in both common areas and
Biological Open Spaces, manufactured slopes and the school site, or as allowed
by the VCMWD and other regulatory agencies.

The Lilac Hills Ranch landscape plan includes streetscapes which feature
meandering paths and informal planting of trees, vineyards, and groves as
detailed in Chapter Ill, Development Standards and Regulations. Community
entries and key focal points enhance the rural theme through similar appropriate
plant materials and theme signage.

Lilac Hills Ranch theme trees, signs, and site furnishings are used in Community
recreation areas to create a cohesive Community identity. The local parks,
private recreation site and school site environs share common landscape and site
furnishings.

Manufactured slope planting is carefully selected to compliment the adjacent land
use. Manufactured slopes within the development areas incorporate informal
groves of trees and ornamental plant species with soil retention attributes.
Manufactured slopes adjacent to natural open spaces use plant materials
compatible with native plant communities. Manufactured slopes adjacent to
natural open space preserve areas also incorporate fuel management zones.

9. Water Conservation Plan

Community landscaping shall conform to the requirements of the County’s Water
Conservation and Landscape Design Manual, and will be designed in conjunction
with the Lilac Hills Ranch Water Reclamation Plan. Measures within this Plan will
ensure that water use within the Community's landscape is well managed. The
Community may contain an integrated recycled water system which may provide
for a dual distribution system for all landscaped areas. The Valley Center
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Municipal Water District is developing plans to allow reclaimed water to become
available within the basin containing the Community site to be used on common
landscaping except in the vicinity of any location where food is served or
consumed. In this situation a potable system shall be used. Groundwater may be
used subject to review and approval by the Valley Center Municipal Water
District.

A Water Efficient Landscape Worksheet shall be submitted along with landscape
and irrigation improvement plans for the Community. This plan may be revised
from time to time to reflect upgrades and improvements in irrigation and
landscaping technology.

The Community landscape shall be designed for efficient use and conservation of
potable water resources. Plantings shall be grouped in hydrozones. Bark
mulches, bubblers, and drip irrigation shall be used where appropriate, and
modern equipment such as low precipitation heads, automatic controllers, and
rain sensing equipment shall be used. Regular inspections of the Community’s
landscape and irrigation shall occur so that field adjustments can be made to
watering schedules to minimize plant stress. These inspections will assure that
irrigation equipment is properly functioning and evenly distributing water. Repairs
of malfunctioning equipment and crooked heads shall be made immediately.
These practices, along with regular water audits will assure continued water
application efficiency and a healthy landscape.

If mandatory potable water restrictions are imposed by the State, the County
Water Authority, and/or the Valley Center Municipal Water District, the
Community’s landscape shall be evaluated and revised, with the assistance of
the Water Efficient Landscape Worksheet to reduce or eliminate potable water
consumption and most efficiently use the reclaimed water and groundwater. The
following measures can be incorporated into the Community should further water
reductions be mandated;

a) Turf areas can be replaced with synthetic turf;
b) Groundcover can be replaced with mulch and/or river rock;

c) Bubblers and/or drip heads can be used to replace low volume spray
heads;

d) Water schedules can be reduced;

e) Planting areas using shrubs requiring moderate water levels can be
replaced with low water consuming plant material; and

f) Mechanical means such as rain barrels can be deployed on each lot to
capture runoff from roof areas and store for later irrigation use.
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G. Sustainable Community Design:

County General Plan: The County of San Diego’'s adopted General Plan emphasizes
sustainable community design principles within the Goals and Policies. The principal
statements in the General Plan regarding sustainable development are the description of
the Community Development Model in Chapter 2 - Vision and Guiding Principles, and in
Chapter 3 — Land Use Element.

The Community Development Model is first discussed in Chapter 2, under Guiding
Principle 2 which states:

Guiding Principle 2 states:

“Promote health and sustainability by locating new growth near existing
and planned infrastructure, services, and jobs in a compact pattern of
development”

It further states:

“in the County’s Community Development Model...The “Village” would contain the
densest neighborhoods and a broad range of commercial and civic uses that are
supported by a dense network of local roads containing bicycle lanes and
walkways linking the neighborhoods with parks, schools, and public areas.
Developing the County’s communities more compactly meets critical objectives for
compliance with the mandates of AB 32, the California Global Warming Solutions
Act of 2006.”

Guiding Principle 9 states:

“New development located near existing and planned infrastructure and services
would be served in a more efficient manner and would require less extensive
roads and infrastructure, as defined by Guiding Principle 2. This could reduce the
need to build and operate new road networks, emergency and law enforcement
facilities, libraries, schools, parks, and other public services needed to support
residential development in remote areas.”

Other goals and policies discuss the Community Development Model, or sustainable
development or LEED-ND or equivalent including; LU-5.2 Sustainable Planning and
Design, LU-6.4 Sustainable Subdivision Design, GOAL LU-12 Infrastructure and Services
Supporting Development, GOAL COS - 14 Sustainable Land Development, and COS -
14.3 Sustainable Development,

LEED-ND: Leadership in Energy and Environment Design for Neighborhood
Development (LEED-ND) is a national program by the U.S. Green Building Council and
its associated Green Building Certification Institute (GBCI) to assess, review and certify
land use projects which meet specific environmental standards consistent with the
Community Development Model and other equivalent design concepts. Lilac Hills Ranch
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is designed both in the Community Development Model and planned to qualify for LEED-
ND or equivalent certification upon build out. The Goals and Policies of the County
General Plan are based on the Community Development Model and implemented by a
number of Goals and Policies regarding sustainable development.

The Lilac Hills Ranch will establish a new Village in an area currently designated as
Semi-Rural and can only do so pursuant to the standards included in Land Use Policy
1.2. That policy states that new Villages must be designed to be consistent with the
Community Development Model, that provide necessary services and facilities, and that
are designed to meet the LEED-Neighborhood Development Certification or an
equivalent.

The new Village Regional Category proposed by the General Plan Amendment will
establish a Town Center, meeting the very definition of “Town Center” as identified on
pages 3-7 and 3-8 of the Land Use Element; as shown below.

Village

Generally, larger Villages are anchored by “Town Center” areas that serve as focal
points for commercial and civic life. Town Centers often benefit from the development of
more detailed plans to guide new development in achieving consistency with the goals
and policies of the General Plan. A Town Center will typically contain one or more of the
following:

e Pedestrian-oriented commercial area,

¢ Mixed-use development: residential, retail, and office/professional uses,
e Higher-density residential developments, and

e Community-serving private and public facilities.

The residential densities permitted within Village areas typically require water and
wastewater service and can support a range of housing types including single-family and
multi-family housing.

Village Core Mixed-Use. This designation is intended for pedestrian-scaled town
center development. A wide variety of commercial, civic, and residential uses are
encouraged by this designation, and these uses may be mixed “vertically™—on
separate floors of a building—or “horizontally"—in separate buildings on a single
site or on adjacent parcels. To maintain a pedestrian scale and orientation, retail
and other active uses are encouraged at street level.

The definitions established for both the Village Regional Land Use Category and the
Village Core Mixed use Land Use Designation incorporate the essential principles and
standards of the Community Development Model and by extension the LEED-ND or
equivalent guidelines that promote urban scale development in a compact, vibrant,
walkable, mixed use format that will serve to increase the propensity for residents to
walk to amenities and services. The Lilac Hills Ranch land plan is an essential
component of this specific plan necessary to implement the sustainable Goals and
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Policies of the General Plan which ensures less energy and water is consumed within

the Community, further reduces impacts on the environment, and provides better indoor
air quality.
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